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NOTES:
1. MODELING RESULTS SHOWN IN FIGURE
ARE PRELIMINARY AND NOT FINAL. 200 400

1INCH = 400 FEET




Reach IV Sewer Main

The developer is responsible to
extend the sewer main from
Reach lll, near the Steamboat Spa
to the project site.

Sewer will be extended up St
James’ Parkway to provide long
anticipated and planned service
to St. James’ Village.

Interconnection
with Reach 3

Washoe County, NV Location Map
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ting Master Plan Designations
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Existing Zoning Designations

MDS — Medium Density Suburban (3 DU/AC)
LDS - Low Density Suburban (1 DU/AC)

MDR - Medium Density Rural (1DU/5 AC)

GR - General Rural (1 DU/40 AC)

PSP — Public-Semi Public (0 DU/AC)

Total Lots Allowed Per Zoning
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WCDC - Article 408

Common Open Space Development

Section 110.408.00 Purpose. The purpose of this article, Article 408, Common Open Space
Development, is to set forth regulations to permit variation of lot size, including density transfer

achieve a more efficient use of land, minimize road building, and encourage a sense of
community.

Section 110.408.05 Applicability. Common open space development may be allowed in any
residential land use category or any general, office or tourist commercial regulatory zone.

Section 110.408.20 Density and Intensity.

(a) Residential. The total number of dwelling units in the proposed common open
space development shall not exceed the total number of dwelling units allowed
by the underlying requlatory zones(s). The gross site area may include more
than one (1) parcel.




CINYORNE f q
FLTASA

¥Yohon “$' t‘l N 3 Y : : e— - | on IR -k LG,
TALCOUNECHOR 108 LT # . - 8 %) -
SEANESLY O ATINE Ol 3 e ) @ RYPAMNAY, L il
- » Y

. : o « & .‘.
| g .'_’ﬂ‘; ..““'H Aup!“.‘
C W OrE - S a4 LOTS
Y A SpaLE St NG .
; l_,.. <l ) I “'f('fl < - X
et g tqm \ ‘. i
- > . ' -
- y - : Pt L LRI TS s |
4 L - ad’ ::. "“'.~ -— ‘(. ‘
o' SPASCING FOF «b - . -
N RIE a0 tHD =G )\ N S e .g O ” 4.\f\ "n"‘, B
PR AN HAI ’\.‘.D ; NN " ’; ‘u l’
N\ ) e Hedany v 4 ] 51 s ) t
4 ‘a Nf - R "‘ g "sz.iu, fa
| ENLe1G 13 A aw i“ K,; s NEGHEGRRGO0 PARY #) t»l“’; < by ’ j t
¥ - PRI . t ) ,,/ --.mrm e
g ‘ : i & - B ~ { |
Q!"‘".‘ ¥ Sre " "‘ UNFAVED J
’ - —< f % TN
dilbwe Lo T s gl AT
= BROWALS ERETY €34 \
.‘.‘;:.:‘:13."?.'.‘3? L = é~> 7 ) . i: :Ml—ml.'\ L3,
o s ‘- e, - >
o el Soasnnand S SRS SRR t
HETONIE VRGHIA L : % ‘”“""‘" 0 SFEimBHIR Hitaamnaist §
TPUCKEE MUATUSETHAIL 3 -g, (,‘\’n‘. f ’* L RMRER R R 2’ 1w
! o 4
J \'f" ATTR “ = * whisdosstraza)i a0 deikse 3
ANKS L AMUERA T WY a s, y
T ; -
§ .
P P
@

- ;', e
! ms-r-’mc'mnj-' r

: '(G VETTVUURTYONT S
N FCITCT PO D '}
IY AETEIAT IR
V1 RYANER




Table

Slopes

Color

o

o

2

<

o

2

vm

IR ENEN R

Slalel ¥ 9 g

o |w]| = ™| | ¢

o

2

=4

e

o

o

i

o

~

n

o ~
ol <|m

2iz|n|a|el®

AN RS

o |[§lofw|m|L

o

e

<
Slo|m|m|s

T|2In[afa|~

A2|18|lo|ld|~]|o

S8 lo| ||
<+ || ™

312|2]8|8|8

£l2]5]|2(8|2
OVIm|la|—|o©

Number | Minimum Slope | Maximum Slope

NN N~
N VAN




ite Access

dayin 2011

* Now carries 7,200 vehicles per day based on

« NDOT’s latest reporting

* At build-out, project will generate approximately
e 7,500 vehicles per day heading north on State

* Highway. Another 1,800 vehicles per day is
» expected from St. James Village using the
* new connection

e All together, US 395A north of St. James
 Pkwy would carry approximately 16,500
* vehicles per day,

NDOT reported a peak volume of 37,700 vehicles per day in 2007.
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to School Program

afe Routes
Sidewalk on Pagni to Kitts (On S. Side)

Extend School Zone / Flashers on Kitts

School Flasher +/- 250' S of Laramie / Surrey

Q00000

Crosswalk West Side of Surrey / Kitts (Parents)

Crosswalk Galena Pines Across Kitts (South Side)

Crosswalk @ East side of Kitts / Pagni, so long as no parking on East side of Kitts.

RRFB East Side Surrey / Kitts @ Exisiting Crosswalk. Enhance visiblity of Stop Sign

Bafe Routes

@ semelt 0n Pagei 10 Kins (On 5. Side)

@ Cromswkc  Emt side of itts / Fwg, 50 kg a3 parking on Emst side of Wit
© ©end schoo Zone £ Rashers on Ktts
(O #Res East sice Sumey / Ktts ) Exsting Crosswalk. Eshance Wikity of 9120 59
Q) 5cvoct Fuashar 4/ 2501 6 of Laswenie | Suevey
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Q) crosswan Gukons s acros it (Soun Se)
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NOATH ACROES PAGNI LAKE 10 THE
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Meadows Area

Development remains
outside of sensitive and
critical stream zones (per
Article 424)

Min 300-foot SHR buffer
with 400 — 500 feet
provided in many areas.

1 acre lot buffer area to
properties to north and
transition to smaller lots
south of St. James
Parkway and across
Steamboat Creek.
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ver Mercury Superfund Site

over Effect from Comstock Mining
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FIGURE 1

CRMS Zone in the Meadow
Area
Sierra Reflections Subdivision
New Washoe City, Washoe
County, NV

CRMS Zones
High Risk
Moderate Risk
I@ Project Boundary
USGS National Hydrography Dataset
Canal Ditch
Ephemeral Stream
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Master Plan and Code Items Supporting Common Open Space Development

SVAP Policy 3.2 — Encourages Common Open Space Development and TDR’s to protect
wildlife and vegetation resources

SVAP Policy 4.3 - Protection of critical source water areas

SVAP Principal 5 —regional parks and trails providing for active and passive recreation

SVAP Policy 8.1 - V&T multi-use trail can provide cultural resource education.

Article 418 — Purpose Statement, Item F states: “Encouraging common open space
developments to avail hazardous or environmentally sensitive areas, protect important
habitat and open space areas, and minimize impacts on groundwater recharge areas;”

Section 110.418.35 — Further states: New residential subdivision requests with a
protected perennial stream on the property are encouraged to submit in accordance
with the provisions of Article 408, Common Open Space Development.




Findings for Tentative Map

Plan Consistency. Consistent with the Master Plan and any specific plan;

Design or Improvement. That the design or improvement is consistent with the Master Plan and any specific plan;

Type of Development. Site is physically suited for the type of development proposed;

Availability of Services. Subdivision will meet the requirements of Article 702, Adequate Public Facilities Management
System;

Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements is likely to cause substantial
environmental damage, or substantial and avoidable injury to any endangered plant, wildlife or their habitat;

Public Health. That the design of the subdivision or type of improvement is not likely to cause significant public health
problems;

Easements. That the design of the subdivision or the type of improvements will not conflict with easements acquired by
the public at large for access through, or use of property within, the proposed subdivision;

Access. That the design of the subdivision provides any necessary access to surrounding, adjacent lands and provides
appropriate secondary access for emergency vehicles;

Dedications. That any land or improvements to be dedicated to the County is consistent with the Master Plan; and
Energy. That the design of the subdivision provides, to the extent feasible, for future passive or natural heating or cooling
opportunities




Findings for Common Open Space Development

Preserve or Provide Open Space. The development preserves existing steep slope areas, developmentally
constrained areas, and heavily treed areas from development and provides future residents with an option for open
space above and beyond any applicable minimum requirements of Article 432.

Protect Natural and Scenic Resources. The development identifies and protects natural and scenic resources,
Including but not limited to ridgelines, waterways, large diameter trees, and habitat for special status species.

Achieve a More Efficient Use of Land. The development utilizes density clustering to further protect and preserve
open spaces.

Minimize Road Building. The development is designed in a manner that reduces the overall linear distance of
roadways (e.g. cul-de-sacs).

Encourage a Sense of Community. The development provides community amenities such as trail connectivity,
bike trails/walking trails, dog parks, playgrounds, pocket parks, etc.



Findings for Special Use Permit

Consistency. The proposed use is consistent with the action programs, policies, standards and maps of the
Master Plan and the applicable area plan;

Improvements. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other
necessary facilities have been provided, the proposed improvements are properly related to existing and

proposed roadways, and an adequate public facilities determination has been made in accordance with Division
Seven;

Site Suitability. The site is physically suitable for the type of development and for the intensity of development;

Issuance Not Detrimental. Issuance of the permit will not be significantly detrimental to the public health,

safety or welfare; injurious to the property or improvements of adjacent properties; or detrimental to the
character of the surrounding area; and

Effect on a Military Installation. Issuance of the permit will not have a detrimental effect on the location,
purpose or mission of the military installation.




Closing

The applicant is in agreement with the staff’s thorough review, analysis and
recommendation for this project and we agree with the conditions of approval
that have been provided. We request that the Planning Commission uphold
the staff’s technical review, analysis and recommendation and approve the
request that is before you.
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FIGURE 1

CRMS Zone in the Meadow
Area
Sierra Reflections Subdivision
New Washoe City, Washoe
County, NV

CRMS Zones
High Risk
Moderate Risk
I@ Project Boundary
USGS National Hydrography Dataset
Canal Ditch
Ephemeral Stream
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rcury Testing

e 1 Meadows
4’ Depth

eadow Area Only —
409 samples (includes shallow and
deeper samples),
78 > residential action levels (7.1 mg/kg),
16 > commercial action levels (30 mg/kg)

Total Site (including the creek and
highland areas) -

478 samples,

92 > residential action levels (7.1 mg/kg),
18 > commercial action levels (30 mg/kg)

2o

-88

5B e

/2 Acre Sampling Grid for Borings

Grid Cell Above Commercial Action Level of
< 30 mgKg

@ Grid Cell Above Residential Action Level of
7.1 mgKg

K4 Removed from Sampling Plan




Iry Testing

FIGURE 4

Site Map
-showing-
Sampling Zones
Sierra Reflections Subdivision
New Washoe City,
Washoe County, NV

USGS National Hydrography Dataset
"1, Canal Ditch
2 Artifical Path
- Ephemeral Sream
~"Li Perennial Stream

V) UES.

Lagt saved by HOhambiars on G004 o 454 PN
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FIGURE 6

Site Map
-showing-

Zone 2 Sample Locations
Sierra Reflections Subdivision
New Washoe City,
Washoe County, NV

®  Above Residential Action Level of 7.1ma/Ke
® Above Commercial Action Level of 30mg/Kg

Sampling Zone

USGS National Hydrography Dataset
Canal Ditch
; 3 g /L Atificial Path
510U 51040 5 > . _o"" . L Ephemeral Stream

0.173"':'0.2'»‘4 : &= - S Perennial Stream




Iry Testing

FIGURE 7

Site Map
-showing-

Zone 3 Sampling Locations
Sierra Reflections Subdivision
New Washoe City,
Washoe County, NV

Project Boundary

Zone 3 Sample Locations (Mercury
Concentration in Millgrams per
Kilogram; mg/Kg)

G Cell Bolow Residential Action Level
7.
of 7.1 ma/Kg

USGS National Hydrogra,
Dataset

L Canal Dach
» Artificed Path

Ephemearal Stream

+ Perennial Stream




Traffic Slides
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Faultline Exhibit
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FEMA Flood Exhibit



Flood Zones
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Landscape, Parks and Trails
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Project Dev. Stats and Phasing



e Subdivision Map.

| Project Area:

tal Lots Proposed:

ross Density Proposed:

eas of Use

mon Area/Open Space:

m Lot Size:
Lot Size:
Size:

ent Statistics
are development statistics for Sierra Reflections Common Open Space Develo

imum Dwelling Units Allowed: (per Zoning)

oss Density Allowed (per aggregation of zoning)

veloped Area - Residential Lots and Street Areas:

759.7+/- AC

1083 Residential Lots/Units
940 Residential Lots
1.43+/- DU/AC

1.24+/- DU/AC

292.2+/- AC (38.5+/-% of Site)
467.5+/- AC (61.5+/-% of Site)

2,876+/- SF
68,008+/- SF
9,402+/- SF



Setbacks Vary Per Lot Size — Please see Setback Sheet in Sheets C5.1 & C5.2 in Tab B for details
of dimensionally based lots

Min. Lot
Dimensions or Size Front Side Rear Closest WC Zoning
1 Acre 30 12 30 LDS
80X140 15/20* 8 30 MDS
80X120 15/20* 8 20 MDS/4
70X140 15/20* 7 30 MDS/4
70X120 15/20* 7 25 MDS/4
70X100 15/20* 7 20 HDS
60X110 15/20* 6 20 HDS
50X100 15/20* 5 15 HDS
45X110 15/20* 5 15 HDS
Patio Homes 10/15/20** Gk 10 LDU

Notes - * Multiple Front Setback Listing equates to setback to porch/house or garage as measured from
public street ROW

** _ Patio Home front setback equates setback to porch/house/garage measured from public street ROW
or common driveway easement

*%* _ Distance to side or exterior side to common driveway
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Lot and Park Phasing Table

Lots/Phase Park Phasing
Phase 1 8 Lots See Phase 2
Phase 2 304 Lots Neighborhood Park 2 by 150" C of O in Phases 1 & 2
Phase 3 409 Lots Neighborhood Park 3 by 200™" C of O in Phase 3
Phase 4 104 Lots Neighborhood Park 1 500" C of O of entire project
Phase 5 115 Lots No Parks in Phase 5 area
Total Lots | 940 lots

The phasing of trails is largely associated with the development of the phase for the lotting
areas to the east of Steamboat Creek. However, it is understood that trail timing of trail
construction is important and a significant benefit to the future residents of the project and all
residents in the area, timing of trails on the west side of Steamboat Creek is tied to the number
of certificates of occupancy. Suggested completion timing for these western trails is suggested
to be at or before the 500" C of O of the overall subdivision. The suggested timing/phasing of

parks and trails is provided on the Park and Trails Phasing plan, provided on the second page of
Tab B.
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ELEVATIONS TABLE
NUMBER | MINIMUM ELEV. FT | MAXIMUM ELEV. FT | AREA SF | COLOR

1 —56.81 -60.00 36603.85 =
2 —60.00 -50.00 116833.19 5}
3 —50.00 -40.00 219566.41 I
4 —40.00 -30.00 482645.78 (]
5 —30.00 -20.00 991380.35
6 —20.00 -10.00 1162460.76
7 —-10.00 0.00 2465268.15 m
8 0.00 10.00 5544913.67 ]
9 10.00 20.00 2409865.31 25
10 20.00 30.00 469838.47 ]
11 30.00 40.00 243707.58 [l
12 40.00 50.00 151200.33 ]
13 50.00 60.00 108485.15 [

60.00 17246.26 =
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